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DUKANE VALLEY AREA 
DEVELOPMENT STUDY 


Prepared for Real Estate Research 
Corporation by Barton-Aschman 
Associates, Inc., December, 1969 


FOREWORD 


In 1966, the Atomic Energy Commission announced that the National 
Accelerator Laboratory (NAL) would be located on a site adjacent to 
Weston, Illinois, in DuPage and Kane Counties. The site for this inter- 
national facility covers 10 square miles. The National Accelerator 
Laboratory is an important addition to a growing complex of research- 
oriented institutions in the two-county area. 

The Department of pena and Economic Development of the State of 
Illinois recognized that NAL could have a profound effect on the adja- 
Celvearea.) |O develop an understanding of this effect, Real Estate 
Research Corporation was commissioned by the department to analyze the 
accelerator's impact on a study area which includes all of DuPage and 
Kane Counties. 

In addition, local leaders began meeting to discuss development 
opportunities for the area. These deliberations led to the formation 
of the DuKane Valley Council. It consists of representatives of 14 
municipalities, two counties and six private organizations. 

To complement these efforts, a land-use development study was under- 
taken to suggest concepts for an orderly process of land development in 


the area immediately surrounding the NAL site. This report presents 
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the findings of that study. Initially, the study area was comprised of 
a two-mile band around the accelerator site, but later was rounded out 
to include the total municipal corporations of Batavia, Geneva, North 
Aurora, Warrenville, West Chicago, and the northern part of the City of 
Aurora. In this report, the study area is referred to as the DuKane 
Valley Area. 

Much of the background information needed for this study was obtained 
from existing planning studies. Of special importance are the Compre- 
hensive Development Impact Study conducted by Real Estate Research Cor- 
poration, the Northeastern Illinois Planning Commission's Regional Plan 


and Technical Studies, and the Fox Valley Transportation Study. 
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INTRODUCTION 


The DuKane Valley Area is entering a new phase of accelerated growth, 
the volume and rate of which will be determined primarily by metropol- 
itan expansion. The population in the five townships which are included 
in the development area will increase to over 103,000 persons by 1985.1 

While much of the surrounding farmland remains under cultivation, 
the eminence of development pressures cannot be denied. The amenities 
of the landscape, the availability of large undeveloped tracts, and 
accessibility to the metropolitan region assure continued growth. To 
plan for an orderly future, the DuKane Valley Area must recognize two 
essential facts: 

Growth is inevitable. 

Growth will occur predominantly on undeveloped land. Accordingly, 
the concepts established in this report emphasize the coordination of 


development on vacant land within the context of local and regional 


plans. 


1 yes ene ; ; 
Preliminary Report V, Projections of the Populatton and Economy With 
and Without the Accelerator, Volumes 1 and 2, Set "B" Projections 
Real Estate Research Corporation, 1969. 
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The coming of aeons changes in development patterns, and unpre- 
cedented physical growth are creating a new situation in the DuKane 
Valley Area. However, the outcome need not be sporadic, uncontrolled 
development representing only short-term benefits. Proper planning, 
based on realistic information and area-wide cooperation, can channel 
this growth toward desirable ends. The purpose of this report is to 
design an effective planning format which can guide development toward 
a rich and coherent urban environment. The study proposes a planning 
program which stresses fundamental development policies and a process 
for translating these policies into day-to-day decisions. This type 
of program is best suited to guide and help shape development under 
the circumstances of accelerated growth and continual change. The con- 
cept is based upon the sttuatton in the DuKane Valley and not on the 
geographic limits of the study area. Geographically, it is part of 
the northeastern Illinois region and has been approached within the 
framework of the NIPC regional plan. 

Tatserenport. is divided into five chapters. In the first, goals for 
development are outlined. The second chapter proposes and discusses a 
planning program which is suited to the characteristics of the study 
area and designed to help communities achieve the stated goals. The 
thrid chapter presents the development factors of major importance. The 
fourth chapter presents the proposed DuKane Valley Area Policies Plan. 


The fifth chapter suggests methods of implementing the planning program. 
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DEVELOPMENT GOALS 


Chapter 1 

DEVELOPMENT GOALS 

The basis for all planning activities are the goals of the people 
who will be affected by the program. The development goals for the 
DuKane Valley Area are based on the comprehensive and specific goals of 
the metropolitan region as stated by the Northeastern Illinois Planning 
Commission. These goals identify the kind of urban environment that 
should be achieved as development takes place, and they form the basis 
for identification and evaluation of the specific proposals made in the 
AYedetOl1LC1LeS Pitan. 

To achieve the goals of the study area, they must be translated to 
development policies. These represent an "'action approach" to the major 
factors which determine an urban environment. Chapter 3 describes these 
factors and lists the development policies germane to each. For a com- 
plete discussion of goals Arete. nals to the DuKane Valley Area, refer 
to The Comprehensive General Plan for the Development of the Northeastern 


Illinois Counttes Area. } 


it 
Northeastern Illinois Planning Commission, 1969. 
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FUNDAMENTAL GOALS 

Four fundamental goals can be identified for communities in the 
DuKane Valley Area. New growth should be channeled so that it will be 
compatible with achievement of these goals, and all development policies 


should be judged according to the impact they will have on the goals. 


1. The major community goal is the continued improvement in the quality 
of life and opportunities for all individuals. The physical ex- 
pression of the communities should provide a framework for increased 
choices in the full range of human activities. 

2. The economic health of the study area should be promoted so that 
the individual communities are enabled to participate most effec- 
tively in the national and regional economy. 

3. A better adjustment between man and his total environment is neces- 
sary to realize both functional and aesthetic advantages. 

4. Greater convenience in our daily lives and higher standards of 
health, beauty, and variety in our surroundings is necessary to 


achieve an attractive, healthful and convenient environment. 


‘ : 
> : ( 


¥ 

— = 

eAdy «i geiginuemos = to? saftbaabh or are 
* a ee 


(hu +7 jad? o8 bebenn ai od blows ‘sreng ar ee 


cach =" 


up LUSLOG toomgalovel ite txve ,aheaog- c at? so ssannvodites 19K ae 


77. ot fiw vads roegal ad? G2 gattanoas buabat's 
ais 7 7 7 
Tg Sore 
«+ hecewe btgiog: GH af Ter » Sinus J ba Saal wT 


zg ‘ 


; Ton) 
rf ‘} »Pagkbyibwt b46 eo} galteeol aye Nee 62tt 
isemapnad r - tfaots oof4 bee ee oe ne b eee 
wits wil Be gra id ee ae roulor 
; ; 
eet gs: oa eet yin o be 
> bel dan . eors i neers ; we ep eth 
. m2 } cn oro at ete 
. ; il f Kare fed vba tetrad, 
a >) sgtie@s' 33 (a 
, by oni mirth xo tao 4 
ee af eta ie ted aeed 
sete emiee 


‘A PLANNING PROGRAM 
FOR AREA DEVELOPMENT 
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Chapter 2 

A PLANNING PROGRAM FOR AREA DEVELOPMENT 

A plan should reflect the policies and objectives of the area for 
which it is designed. Traditional planning has approached this re- 
sponsibility with a well thought out document, which proposes generalized 
locational and density decisions for various types of land-uses. These 
are then implemented by zoning codes and subdivision regulations. Such 
land-use controls specify geographic limits for specific uses and de- 
tail the conditions under which such uses can be realized. One of the 
difficulties of a static land-use plan on undeveloped land is that the 
ideal it establishes is often extremely difficult to implement, no matter 


how realistic the plan may seem. 
PLANNING GROWTH AREAS 


A successful development concept must be related to the character- 
Pet ics of land-use decision-making and cit circumstances surrounding 
the development of vacant land on the metropolitan fringe. Public agencies 
have only limited authority with respect to shaping development decisions. 


Land-use decisions are made by a multitude of private and public partic- 


ipants, leading to the incremental evolution of a land-use pattern. 
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Planning by the public sector is most effective if it concentrates on 
establishing a framework within which these decisions can be made. 

“The basic characteristic of metropolitan growth areas is change. 
This is especially relevant to vacant land suitable for development. 
Over a given period of time, the dimensions and directions of growth 
are altering due to changes in the multitude of factors influencing 
development and land-use decisions. The major factors which produce 
change are market trends and variations in market pressures on specific 
parcels of land; major public improvements, particularly highway devel- 
opment; changes in public taste and in technology; and locational de- 
cisions for major facilities made by both the public and the private 
eeetore The fact of growth, once it is translated into bricks and 
mortar, also creates change in terms of influence upon adjacent land 
parcels, community facilities, and natural resources. 

Another basic characteristic of the land under development pressure 
in the DuKane Valley Area, as in most other areas, is that it can be 
developed for more than one type of use. Particular parcels of agrt- 
cultural land do not, by their inherent nature, dictate a specific future 
use; 

In order to achieve the development in the DuKane Valley Area, the 


development concept must: 


1 : rogeeee ae : 

The Atomic Energy Commission's decision to locate the National Acceler- 
ator Laboratory at its present site is a prime example of this type of 
change. 
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- Provide maximum choice for developers and land owners within the 
context of community goals. 

- Avoid giving land-use monopolies to land owners on an arbitrary 
basis. 

- Encourage creative site planning and design. 

- Guard the area against unwarranted land speculation which can 
thwart policies of land development adopted by the communities. 

- Stimulate development of organic communities more in line with 
the values of urban life by permitting the intermingling of resi- 
dential densities, unified multipurpose centers, and natural land- 
scapes in highly developed areas. 

- Provide for timeliness of development to ensure efficient program- 
ming and use of community improvements and to avoid vacated land and 
buildings. 

- Protect and preserve land of particular value for recreation use 


and ecological balance. 
DEVELOPMENT POLICIES CONCEPT 


In order to accomplish these objectives under the circumstances of 
change and growth, the DuKane Valley Area should base its development 
activities upon a policy planning process. This planning process desig- 
nates development poltctes rather than a land-use plan as the fundamental 
element. 

There are three types of development policies. They are similar 
in that they are derived from the goals and objectives of the study area. 
They differ in their application to the policy planning process. 
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Structural Policies 


Structural development policies establish the criteria for the 
designation or location of the elements which provide the overall frame- 
work for growth. These elements are the intensity of land-uses in a 
given area, the location of highway facilities, and the capacity of 
utility services. Handling these elements through development icine 
makes them responsive to changes in development Gueneele As these 
development factors change, the intensity pattern, for example, will 
adjust according to the development policies to keep the planning program 


up to date and relevant. 
Standards and Criteria Policies 


These policies provide for the establishment of standards and cri- 
teria upon which to judge specific development proposals at the time 


these proposals are made. 
Functional Policies 


The development policies also deal with goals and objectives which 
reflect the values and desires of the region and local communities. Not 
all of these can be translated to intensity of land-use. Those which 
relate to community development, urban and area-wide design, socioeco- 


nomic values, and mobility are prime examples. The structural and 


2 : PS ey 
Development factors include the natural resources, existing land-use, 
transportation system, utility systems, and economic demand. 
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functional development policies are integrated in the Area Polictes Plan 
(see page 32 ). The Area Policies Plan is not a land-use plan. It 

is a graphic interpretation of both the structural and ocr one! elements 
of the development policies. It is flexible in that ie will change as 
development factors change the intensity pattern. 

By avoiding the delineation of types of land-use in specific geo- 
graphical areas, the planning program can provide the flexibility needed 
to accommodate growth and change. The important distinction in this 
concept is that development proposals will be reviewed at the time they 
are offered, thereby eliminating the lag between public planning and 
private development. The concept also provides maximum choice for the 
private sector within the standards and criteria which safeguard the 
objectives and values of the public sector better than traditional self- 
regulating controls. It will allow for more creativity and imagination 
by all participants in all phases of urban design. Furthermore, it will 
allow local plan commissions to focus more attention on planning. Com- 
missions will not be judging proposals on the basis of compliance with 
zoning ordinances but, instead, measure them on development policies 
and planning standards. This will allow time for these responsible bodies 
to keep the planning process up-to-date and in tune with changing circum- 
stances so that as proposals come before the commissions, they can be 


examined in depth and in relation to prevailing conditions. 
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THE POLICY PLANNING PROCESS 


Intensity Sectors 


A distinction must be made between developed and undeveloped land. 
Built-up areas do undergo constant change, but the rate and scope of 
Change is such that it can be handled under conventional procedures. 

This is not the case with agricultural and open land. First, this land 
is most vulnerable to intense development on a large scales Second, 

an appropriate rationale cannot be found for assigning such land to a 
specific type of use on the basis that it is singularly suited for that 
use. It can be determined to be most adequate for a particular tntensity 
of use; however, based on development policies. Therefore, a frontier 
needs to be established which will make a distinction between developed 
and undeveloped land, with each district implemented in the appropriate 
manner based on the Area Policies Plan. 

Developed areas can be handled through conventional implementation 
procedures based on the Area Policies Plan and more specific plans adopted 
by the local communities. Undeveloped land should be put into sectors 
which refer to intensity of use and function rather than type of use. 
These sectors function like holding zones which are not self-regulating 
but for which development regulations will be created according to the 


standards and criteria established by the development policies. 


Intense development is a general indication for various land-uses which, 

by their nature, dominate the land, promote high levels of vehicular 
traffic, and necessarily, lead to extensive public investment in utilities, 
police, fire protection, educational facilities, etc, 
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Zoning 


Within each intensity sector,a developer should have a certain range 
of zoning classifications to which he can apply. In this way, the appro- 
priate uses and appropriate densities can be channeled to their proper 
sector. The developer would have more flexibility and more choice as 
to type of development he may wish to build, but only within a range 
established by public policy. For example, a high-intensity sector 
could be zoned for high-density residential, medium-density residential, 
aeplanned unit district, commercial and office center, etc. The inténsity 
zoning regulations would not allow, on the other hand, the sector to be 
zoned for estate development or low-density residential use. 

The plan commissions in the study area would be charged with keeping 
the Area Policies Plan up-to-date and designate intensity areas as major 
structural changes occur and development proceeds. Review on an annual 
basis isesuiticient to keep it abreast: of change.. Ideally, intensity 
sector adjustments would be designated ahead of any structural develop- 
ment which would cause a change in the intensity pattern. A time period 
of two to three years in advance of major change would allow sufficient 
time to prepare and review proposals.4 

Positive Control Techniques 

To match the flexibility the development policies approach provides, 


the policy planning process builds upon positive zoning techniques to 


‘ror further detail see Part 1, "Technical Supplement to the DuKane 


Valley Area Development Study." 
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implement the development policies. 

To expand maximum choice and flexibility within intensity sectors, 
local authorities should consider planned unit development districts 
as a zoning district for which developers could petition. There should 
be a category for planned residential districts, planned industrial dis- 
tricts, and diversified activity center districts for high-intensity 
sectors. 

The use of average-density provisions for residential areas and 
for planned neighborhood developments also is recommended for inclusion 
in the zoning process. This will allow the study area to take advan- 
tage of cluster developments. This concept generally designates a maxi- 
mum number of dwelling units (detached or multiple) per acre of land. 
However, these units are grouped together in a cluster rather than evenly 
distributed on specific size’ lots. 

Clustering has several advantages; it will encourage variety in de- 
sign, preserve natural resources and unique topographic features, and 
provide more usable open space. Finally, clustering provides many 
economies of scale, including lower cost for streets, utilities, and 
land preparation. 

The development area should establish incentives for the developer 
to help promote the best design possible. Such incentives might include 
density allowances for good site design and tax assessment according 


to the level of intensity an area is designated. 
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Development Frontier 


All areas under county jurisdiction should be considered to be sub- 
ject to this development process. In addition, the individual communi- 
ties may wish to coordinate the development of their open land within 
the city limits through the same process. To do this and still maintain 
their jurisdictional integrity, the development staff would report di- 
rectly to local authority with recommendations on particular proposals 
for development within the corporate boundaries. In this way, the de- 
velopment frontier would more logically follow actual existing land-uses 


rather than political boundaries. 
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MAJOR DEVELOPMENT 
FACTORS 


Chapter 3 

MAJOR DEVELOPMENT FACTORS 

The development policies are concerned with the factors which influ- 
ence and are, in turn, influenced by urbanization. The policies pre- 
viously discussed represent the course of action suggested for the manage- 
ment of these development factors, in order to achieve stated goals and 
objectives. These basic factors are: 


The Natural Resource Base 


- Existing Land-Use 
- The Transportation System 
Puc aly eservice. Facilities 


- Population and Economic Forecast 
NATURAL RESOURCE BASE 


The natural resource base includes all the discrete elements of 
nee: They range from the air we breathe to the bedrock underlying 
the land. Together they form the natural environment which provides 
the structure for urban development and the amenities to make a quality 
community. Effective area-wide planning must recognize the limitations 
and potentials of its natural environment. 

The development area environment provides aesthetic and functional 
services. It is a vital element in the area's economic health, in the 
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provision of basic services, and in its ability to build a proper environ- 
ment. Urban growth must be planned within the capacities of natural environ- 
ment in order to ensure a pleasant, habitable, and efficient environment. 

To ignore this condition is to invite a physical structure devoid of natural 
beauty, municipalities burdened with unnecessary cost, and urban sterilty 


hardly consistent with physical and mental well-being. 


Functional Considerations 


A stable environment offers the development area an exhaustive list of 
functional benefits and amenities. Woodlots and forests help moderate 
drainage problems and flooding. Geologic formations store local water supply 
needs. Soils support vegetation but also vary in the degree they accept ur- 
banization gracefully. Wet lands hold the ingredients that support the plant 
and wildlife cycle. 

Developing the area within the dictates of the resource community bene- 
fits the private and public sectors by preventing conditions which would re- 
quire costly adjustments. Prudent foresight now will allow future tax revenues 
to be applied to productive projects rather than corrective measures. 

The following natural resource inventories are germane to the NAL 
Development Area: 

- Soil Surveys 


Groundwater and Surface Water 


- Pollution Potential 


- Mineral Resources 


Geologic Foundation Conditions 
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- Drainage Patterns 
- Land Formations 
- Plants and Wildlife 

The opportunity presently exists to compile Were inventories of 
these elements before heavy development activity begins in the develop- 
ment area. Generalized surveys were compiled by the Soil Conservation 
Service of the United States Department of Agriculture and by the Illinois 
Geologic Survey for this report. The generalized nature of these inven- 
tories give indications of generalized policy. More detailed inventories 
are necessary, and they are available to the communities.! 

These inventories and their interpretations can be synthesized to 
produce a land suitability for urbanization map which will record all 
pertinent natural resource criteria in-detail. By using this technique, 
a complete understanding of the natural environment can be gained since 
potentialities or limitations may overlap or conflict. A generalized 
land suitability map based on the studies undertaken for this report, 
follows. This is an interpretive map which combines the level of limita- 
tions or lack of limitation from each of the following: 

- Soil Survey 
- Groundwater and Surface Water 


- Pollution Potential 


1 

These generalized studies should not be interpreted as being adequate 
for detail site interpolation. They are neither intended for this pur- 
pose nor accurate enough to be used so. 
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DU KANE VALLEY AREA DEVELOPMENT STUDY FIGURE ONE 


- Foundation Conditions 


- Mineral Resources 
The following development policies are related to the functional di- 


mensions of the natural resource base. 


Structural Polietes 


- Intense development should be confined to those areas with soil char- 
acteristics suitable for urbanization. 

- Areas of high pollution danger which jeopardize the area's water supply, 
public health, or natural beauty should be put into conservation or open 
Space uses. Locational decisions for urban facilities and landfill 
Operations must be based upon the rational interpretation of pollution 
hazards. 

- Urban areas should be located where the groundwater resource is adequate 


for the particular intensity of development. 
- All construction should be prohibited in 50-year floodplains area. 


- The NAL Development Area should put valuable mineral resource land into 


uses which do not conflict with future exploitation of the minerals. 
Standards and Criteria Poltictes 


- Detailed inventories with interpretations for land-use planning pur- 
poses should be prepared for all elements of the natural resource 
base. These inventories and interpretations should be periodically 
updated and accessible to all land-users. Natural resource studies 


should be synthesized into a land-use suitability map. This map 


-For further detail see ''Technical Supplement--DuKane Valley Area Devel- 


opment Study," Part 2. 
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shall be kept up-to-date and available to all. It will be a major 
standard upon which to judge individual development proposals. 

- The construction of all private buildings and public facilities 
should be preceded by detailed site evaluation to determine the 


adaptability of the geologic and soil formations. 
Funettonal Poltetes 


- The surface or Silurian dolomite aquifer should be exploited to 
serve day-to-day needs. Ancillary wells in the deep sandstone 
aquifer should be used only as a reserve source. 

- Reclamation plans should be submitted and adopted for all mines 
before mineral extraction begins. Appropriate bonding procedures 
should guarantee reclamation according to the accepted plan. 

- All development proposals should be considered as to their effect 


on the drainage system of the site. 
Visual Considerations 


The visual environment can be defined as that dimension of the re- 
source community which gives the development area its image and char- 
acter. Residents and visitors sense the quality of the environment, 
enjoy its beauty, and are revitalized by the richness and variety of 
the landscape. Although the unique character of the land is a result 
of the total ecology, it is necessary to investigate elements of visual 
character and analyze their relationship to the ecological cycle. - Three 


basic elements interact to produce the area's visual identity. These 
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are: the major land formations, the plants and wildlife indigenous to 
the area, and the urban design imposed on the land. Another element 
which needs consideration is the process of construction itself, especially 


the land preparation phase.» 


Based upon the existing background studies undertaken for this re- 
port, a generalized urban design framework for the development area can 
be outlined. The moraines should be the areas of most intense develop- 
ment. These areas are best able to support high-density uses and, in 
turn, soften the effect of such uses by absorbing them among its slopes 
and foliage. The highest density uses, particularly high-rise facilities, 
are appropriate for the moraine top where they will serve to accentuate 
the contrast with the flat plains. The moraine slope should be sites 
for work space and housing. Industry should orient to the agriculture 
plain and the living areas should orient toward the rivers. 

The river basin can best be used as focal points for locaIly oriented 
activities. Homes, churches, schools, shops, and cultural need vities 
can best be absorbed in these well defined and serene locations. 

The flat plain should remain as open as possible. The NAL facility 
will accomplish a good part of this objective. Poor land for urbanization 
adjacent to the NAL site should remain in agriculture or be developed 
in small clustered hamlets where septic systems can function, so the 


vistas of the plain are safeguarded. 


sor further detail see ''Technical Supplement--DuKane Valley Area De- 
velopment Study," Part 2. 
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The following development policies are related to the visual aspects 


of the natural resource base: 
Structural Poltctes 


- The flat plains between the two river basins should be held out of 
intensive development. Appropriate development for such areas could 
be large estates, research-office, or institutions where the building- 
to-land ratio is extremely low. Areas not suitable for any develop- 


ment should be maintained in agriculture. 
Standards and Criterta Polictes 


- Studies should be undertaken to identify and determine the critical 
limits of resistance of natural plants and wildlife to urbanization. 
Development proposals should be consistent with the objective of 
saving these elements. 

- The local municipal and county building codes should include the 


process of construction as it applies to land as well as buildings. 
Funettonal Poltetes 


- Development should be channeled so that both the natural and urban 
environment produce a pleasing and varied vjsual environment. All 
development proposals shall be reviewed according to their compati- 


bility with this policy. 
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EXISTING LAND-USE 


Existing land-uses are the physical expression of the history and status 
of the present communities. The generalized land-use studies used in this 
study point out a number of facts which related to planning for the future. 

First, the DuKane Valley Area communities have developed as independent 
urban units providing work space, commercial centers, institutional acreage, 
and recreation areas as well as living areas. Second, these communities 
have attempted to maintain a cohesiveness, both in terms of identity and 
neighborhood developments. The family unit seems to be the focus of the ur- 
ban pattern. The intensity of the communities, the pace of activity, and 
the interaction between citizens is a direct consequence of this pivotal 
objective. The towns have committed themselves to becoming full communities 


providing places for the complete array of human activity. 


These communities also are an integral part of a metropolitan, state, 
and national community. The citizens of the study area have economic, 
political, and social ties and responsibilities which cannot be separated 


from the objectives centered upon their local communities. 


The existing communities in the NAL Development Area are part of the 
regional urban pattern evolving as a semicontinuous lineal form extending 
along the Fox River. West Chicago and Warrenville will be at the outer edge 
of this urban pattern but are fittingly part of the development by reason of 


economic, social, and physical orientation. 


Within this regional form, the towns and villages are sited on histor- 
ically important focal points such as river crossings and transportation 
intersections. The communities have developed central orientations and are 
separated from one another by belts of open land in agricultural, institu- 
tional and recreational use. The DuKane Valley communities should conform 
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to this regional pattern as it can be an appropriate vehicle to shape 


the individual communities according to development policies .4 


The following development policies relate to the existing land-use 


pattern and pressure for future community growth. 
Structural Poltctes 


- Development should be channeled so that compact and distinct com- 
munities will continue to typify the development area. New growth 
should be contiguous to existing land-use arranged so that 
metropolitan-oriented uses and activities border local-oriented 


uses and living area. 


- Residential areas should be planned as a neighborhood unit. A 
variety of housing types, sizes, and price range should be made 


available. 


- Industrial development should be located where appropriate access- 
ibility is available. All utility service should be provided in 
advance of industrial parks and office centers development. A 
variety of locations for light industry, office-research, and 
government uses should be provided to expand opportunities for em- 
ployment. Heavy manufacturing should be restricted to sectors away 


from living areas. 


4 or further detail see "Technical Supplement--DuKane Valley Area Devel- 
opment Study," Part 3. 
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- Convenience centers should be integrated within neighborhood devel- 
opments. They should be designed as'part of the total units so that 
they can be safely reached by pedestrians. 

- Highway commercial development should be channeled into nodal service 
centers, well spaced to avoid intrusion upon visual environment, and 
be restricted to highway services which do not endanger the economic 
Viability of town centers. 

- The land with resource limitations for urbanization should be con- 
sidered first in the planning of recreation areas. Recreation areas 
should be interconnected, providing the widest choice of recreation 


areas safely accessible to even the youngest users. 
TRANSPORTATION SYSTEM 


Transportation facilities have always been a major structural element 
in the development of cities. Suburban Chicago development has been 
heavily influenced by transportation possibilities. The existence and 
growth of suburban areas is predicated on the transportation network's 
ability to connect these dispersed settlements with major regional activity 


centers by road and rail. 


Accessibility and Land-Use 


Roads and highways are a land-use designed to facilitate movement. 
In accomplishing this function, these facilities influence all other 
land-uses. Two major consequences need to be examined. First, the traf- 


fic characteristics engendered by the various levels of road facilities 
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‘(local,collector, arterial, and expressway), should conform with the 
land-use characteristic of a given area. Second, this hierarchy of roads 
confers varied degrees of accessibility to land areas. Sectors adjacent 
to intersections of arterial and expressways, or interchanges between 
expressways have the fvenest degree of accessibility because they can 
be easily reached from both local and metropolitan points. Such sectors 
are most suitable for high-intensity uses generating heavy traffic and 
needing efficient movement facilities. In contrast, there are urban 
land-uses which are adversely affected by heavy traffic volumes and 
which do not need high degrees of accessibility. The locating of arte- 
rial or expressway facilities in residential, local community, or open 
space areas is inconsistent with objectives for these areas. 

By approaching the intensity of land-uses on the basis of accessi- 
bility,the development area will have a flexible mechanism with which 
to advance the compatibility of transportation activities within the 
pattern of urban land-use. Two transportation elements confer high 
accessibility in the development area. They are arterial intersections 
adjacent to expressway interchanges and the rail facilities providing 
commuter service.” 

The following development policies are related to the transportation 


system: 


>For further detail see "Technical Supplement--DuKane Valley Area Devel- 
opment Study,'' Part 4. 
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Structural Policies 

- The transportation network must be planned and coordinated so that 
major intersections confer high accessibility in areas which are 
appropriate for high intensity uses. The location of a high-intensity 
sector should be the function of natural resource criteria and com- 
munity values. Future highway and rail facilities should be located 


within the bounds of the resource and community policies. 
Funettonal Poltctes 


- Arterial highways should serve local communities along their edges 


with collectors "penetrating" the communities. 
UTILITY SERVICE FACILITIES 


The provision of public water and sewerage facilities are a neces- 
Sity in urbanized areas. Incorporated sections in the development area 
are presentiy served by a variety of public systems. 

The provision of utility service should be carefully coordinated 
with natural resource limitations and potentials. Areas of high pollu- 
tion potential which are not now developed should be withheld from de- 
velopment entirely. Areas of moderate pollution potential should have 
adequate utility systems before development occurs. Septic systems 
should be allowed only in areas of low pollution danger where land-use 
intensity will be very low. 

The systematic programming of utilities according to planning 
criteria can be an effective tool in land-use control. By adopting 
such a program, the development area can achieve greater efficiency from 
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its investment and save public and private funds by avoiding the re- 
placement and correction of inadequate or over-utilized Facilities.” 
The following development policies relate to the utility service 


facilities: 


Structural Poltetes 
- The provision of utility service should be used as a method of con- 
trolling development by coordinating utility planning with the Area 


Policies Plan. 
Standards and Criterta Poltctes 


- The DuKane Valley Area should provide adequate utility service to 
urbanized areas and to growth areas before development occurs. 

- A detailed inventory of the location of present facilities and 
special problem areas should be made. Each development proposal 
must show that it can be adequately handled by public water and sew- 
age facilities or be in an area which can accommodate its sanitary 
needs by septic systems. The utility provisions must be shown to 


be sufficient to safeguard the natural resources. 


POPULATION AND ECONOMIC FORECAST 


The "Comprehensive Development Impact Study" prepared by Real Estate 


Research Corporation, includes detailed population and economic projec- 


6 
For further detail see "'Technical Supplement--DuKane Valley Area De- 
velopment Study," Part 5S. 
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tions for five-year intervals through 1985. These studies provide sta- 
tistical breakdowns for township units.’ 

The population and economic forecast in this major study can be suc- 
cessfully utilized as the base forecast for the study area. Adjustments 
necessitated by new developments should be made on a regular basis so 
these forecasts remain as accurate as possible during the entire develop- 
ment period. The study area should redistribute forecast figures to the 
Municipal level. 

Given these changes, these studies will adequately provide appro- 
priate information on economic and population demand and can be used as 


standards in development proposal review. 


The following development policy relates to the population and eco- 


nomic forecast: 
Standards and Criterta Poltctes 


- The DuKane Valley Area should interpolate the existing population 
and economic studies to the municipal level. These forecasts should 
be updated and adjusted as the process of growth and changing cir- 


cumstances necessitates. Development proposals should be reviewed 


’This study is a 10-volume report undertaken to assist those connected 
with the Accelerator Study Area to plan for an orderly future by iden- 
tifying the ramification the location of the NAL facility will have 
upon the demands for services, housing, utilities, and schools. The 
effect on tax revenues, economic outlook, and population growth also 
are analyzed in detail. Report Number V, ''Projections of the Population 
and Economy With and Without the Accelerator,'' Volumes 1 and 2; and 
Number VI, "Projections of Land-Use, Transportation, Utility and Public 
Service Requirements With and Without the Accelerator," are particularly 
germane to the land-use development process. 
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for their feasibility in regard to population and economic demand 
at the time the development is to take place in order to protect 


the area against undue speculation. 
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Chapter 4 

DUKANE VALLEY AREA POLICIES PLAN 

Development aeabietiee have been proposed for each of the major devel- 
opment factors. These development policies become the fundamental plan 
elements. They can be refined, added to, and adjusted according to new 
information and community deliberations. The policies range from con- 
Ceptual statements to very detailed tactical objectives. Many of these 
policies lead to geographical application which interpret the suitability 
for urbanization, intensity of urbanization and urban structure objec- 
tives to land areas. The plan does not reflect areas of specific use, 
such as industrial districts or residential areas, as one finds in con- 
ventional land-use plans. It is the process coupled with this policy 
plan which provides the translation of intensity to specific use. 

The Area Policies Plan is described in two sections; the transporta- 


tion plan and the land-use intensity plan. 
TRANSPORTATION PLAN 


In addition to moving people and goods, the transportation system 
is a major structural element of the physical community which has a 
powerful influence on the distribution of land-uses. As a result, it 


must be oriented to the policies of the development area. The major 
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concern of erenoncarion planning at the community level is the proper 
location of major highway and rail facilities as they pass through the 
area and the general nature of collector and local streets. The trans- 
portation plan is a combination of existing facilities, scheduled highway 
improvements, and proposed adjustments to the transportation system neces- 
Sitated by development policy and the impact of the National Accelerator 


Laboratory. 
Motor Vehicle Facilities 


Individual communities must be served by efficient arterial road 
networks without introducing unwarranted and unwanted through traffic 
into the communities. In the transportation plan, therefore, local 
and collector roads are designated as the only facilities which should 
penetrate the communities. To provide access to the area and the region, 
each of the communities should be bordered by major arterial roads (see 
Area Policies Plan). 

The location of Kirk Road south of the accelerator site and the 
downgrading of Roosevelt Road from Kirk Road west are important to de- 
tailed planning and should be given a high priority. The location of 
Kirk Road will be influenced by the Farnsworth interchange facility. 

This ee create a point of high accessibility at the Kirk Road-Route 56 
Peeeecrion which is not particularly suitable for intense development 
because of resource limitations. The location of Kirk Road must be 
carefully planned to avoid creating development pressure on this unsuit- 


able land and still use the existing interchange. 
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Arterial roads also should serve to physically delineate communities 
in the area. In this way, the individual communities can retain their 
identity and unique character. 

These arterials connect the local Commins ti 6s to the regional trans- 
portation network, which consists of the East-West Tollway, the Fox 
Valley Expressway, and the commuter railroads. Transportation improve- 
ments should be scheduled so that they will help influence development 
of land. 

The location of the National Accelerator Laboratory has produced 
a difficult transportation situation for Batavia, and Campana-Averill 
Road should have first priority for improvement in the arterial network. 

Scenic highways should be developed where major collectors and arte- 
rials pass through areas of unique beauty. This is particularly true 
for Routes 31 and 24 as they wind along the Fox River, Route 59 as it 
skirts the edge of the DuPage Forest Preserve, and Butterfield Road as 
it passes the southern border of the National Accelerator Laboratory. 

Internal road systems should be developed so that they connect with 
bordering arterials. Collectors should have capacity adequate to ensure 
efficient traffic movement in each community. They should be designed 
to run parallel to major pedestrianways, particularly those connecting 
residential areas with school-park facilities so that children cross a 


minimum number of streets with high traffic volumes. 


Rail Transportation 


The area is served by two commuter railroads and a number of freight 


lines. The Chicago and North Western serving Geneva and West Chicago, 
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and the Burlington to the south of the development area, are important 
elements of the transportation system. Continuation,and even expansion, 
of this service should be encouraged. The Chicago and North Western 
should consider locating a new commuter "park-and ride! facility in 

the high-accessibility sector created by the rail line, as well as 

Kirk Road, Roosevelt Road, and the Fox Valley Expressway. Such a facil- 
ity would serve Batavia, Geneva, St. Charles, West Chicago, and North 
Aurora. It would reduce the need for parking space in local business 
districts and channel the train station-oriented traffic onto arterial 
facilities. 

Freight spurs and lines should be carefully analyzed to determine 
if they can be consolidated to alleviate unnecessary traffic barriers. 
A long-range study should be made to determine the feasibility of re- 
structuring the unconnected rail facilities extending north and south 
along the Fox River from Aurora to Geneva. These facilities might be 
used as a basis for a future mass transit system serving the Fox Valley 


urban corridor. 
LAND-USE INTENSITY PLAN 


The land-use intensity plan classifies the study area into high- and 
low-intensity and special use sectors. The special use sectors include 


areas of conservation and recreation land. 


High-Intensity Sectors 


High-intensity sectors can be located at the points where transpor- 
tation facilities offer the highest accessibility. Theoretically, these 
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sectors would be circular areas of one-mile radius. The sectors are 
imperfect, however, because of development limitations imposed by 

such factors as topography, availability of sewer and water lines, etc. 
Each centers upon one or more major arterial intersection adjacent to a 
freeway interchange. Three high-intensity sectors are designated in the 
DuKane Valley Development Area. The Campana-Averill-Kirk-Roosevelt 

Road sector is additionally strengthened by the location of the North 
Western commuter line. It should be the sector of highest intensity 
uses. 

It is in these areas that high-intensity land-use which needs a 
sophisticated transportation system and high accessibility, should be- 
located. Low-intensity land-uses, such as low-density residential, 
should not be located in these sectors. Land-uses suitable for high- 
intensity sectors can include the full range of urban activities. The 
critical standard should be the level of tntenstty at which the land-uses 
are developed. Appropriate residential land-use for inclusion in high- 
intensity sectors would be high-density development in the range of 32 
dwelling units per acre, or medium-density developments in the range of 
eight to 14 dwelling units per acre. High-density industrial parks also 
are appropriate uses for such sectors. Research and office facilities 
which generate heavy traffic also should be located in high-intensity sec- 
LOrs. 

Certain community facilities should be located in high-intensity 
sectors as well. These would include hospitals, health centers, certain 


government offices such as county police headquarters, state police area 
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headquarters, county court facilities, and generally those uses which 
serve an area broader than a specific community. Finally, the high- 
intensity sectors are appropriate places for regional activity centers 
which may include entertainment, cultural, commercial, and office facil- 
ities. Within any given sector, a mix of uses should be promoted to 
engender convenience to area-wide users and efficiency in land-use. 

As an area within a high-intensity sector develops, it begins to 
limit the types of development which are suitable for adjoining land 
because of the need to avoid land-use conflicts. As sites are developed 
in a sector and the necessary services are provided, the rationale for 
assigning specific uses comes to bear on associated or neighboring 
undeveloped areas within the sector. However, in most cases, the types 
of uses designated as suitable for high-intensity sectors will not con- 
flict with each other if proper sector planning and careful and sensitive 
design are carried out according to the policies of the development pro- 


gram. 
Low-Intensity Sectors 


Low-intensity sectors can be identified on the basis of a number of 
criteria. These areas are most suitable for a low-intensity urban de- 
velopment because they have a relatively low degree of accessibility, 

a limited resource suitability for urbanization, or both. Areas which 
serve as open space separating the communities also should be developed 
at a very low intensity so individual communities can maintain a physical 


as well as political identity. Since the transportation plan is keyed to 
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community value policies and land suitability policies, more than one 
of these reasons usually apply to low-intensity sectors. 

Land-uses which are suitable for low-intensity areas would include 
agriculture; low-density detached housing; clustered housing, based 
on average density provisions; estate development; and other community- 
Oriented uses such as locally-oriented schools, churches, and ''con- 
venience commercial'' centers serving neighborhood units. The development 
area should consider handling all low-intensity sectors as planned 
neighborhood developments under the cluster design so that these areas 


can be absorbed harmoniously by both the communities and the landscape. 


Special Use Sectors 


Some planning areas have characteristics which require that they be 
used for special purposes. These are areas which should be set aside as 
parks, recreation areas, and open space, and the land having natural 


resource limitations which prohibit any type of urban development. 
Reereatton and Park Land 


Development should not be permitted on existing and planned recrea- 
tion areas, riparian land, and areas in the 50-year floodplain. 

Many of the attributes which give the DuKane Valley mee its beauty 
and character, exist in these locations. Furthermore, these areas 
have natural characteristics which, most severely, limit suitability 
for urban uses because of flooding, pollution potentials, mineral 
deposits, foundation problems, and alluvial soil conditions. These 
determinants add to the rationale behind the policy of restricting 


development in these areas. 
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This land can serve a very important function for the community. 

It should be considered as an appropriate place for the development 
of recreation and park land. The strips of floodplain land surround- 
ing natural drainage ditches or streams can be developed within the 
local community patterns to provide separated pedestrianways. Such 
a natural pattern easily can be connected to school locations within 
neighborhood developments, thus reinforcing safety and the avail- 
ability of nature. These areas also will protect waterways and land 
areas from pollution and provide dispersed "sponge' districts for 
the necessary recharge of the Silurian dolomite aquifer. Dual ree 
for this land can be worked out so it becomes an asset rather than 


a liability to the community. 
Conservatton Areas 


Certain areas within the DuKane Valley offer extremely severe limita- 
tions Sot aS development. The consequences of allowing any type 
of land-use which involves the construction of buildings, streets, 
Sidewalks, etc. can be most serious and costly. In the development 
area, however, this agriculture land has some of the most productive 
oil in the state. It should be designated as conservation areas, 
with agriculture the only permitted use. Three such areas exist 

in the DuKane Valley Area. They are the flat land west of West 
Chicago (terminating east of Kirk Road); an area south of the East- 
West Tollway between Aurora and Naperville; and a section just west 


of North Aurora. 
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Arterial Districts 


Arterial districts are not separate and distinct sectors, but rather 
this term refers to the land adjacent to arterial highways. Arterial 
districts overlay the intensity sectors. They refer to a method of manag- 
ing land along the roadside. The technique of management is different 
for each intensity sector. The roadway's primary function is to handle 
traffic efficiently. This function can easily be impaired by the lack 
of control over commercial strips and intense land-uses along the arte- 
rial. To the east of the DuKane Valley Area, strip development has 
occurred along Ogden Avenue and Roosevelt Road to such an extent that 
it has severely limited efficient traffic movement. 

The second reason for creating these districts is that the charac- 
ter of the study area will be perceived to a great extent from arterial 
highways. If garish strip development is allowed to obliterate the 
landscape, the public's opportunity to enjoy the natural environment and 
benefit from its stabilizing and identifying influences will be decreased 
substantially. Therefore, special controls over land-uses, the pattern 
such uses should follow, and the number of curb cuts entering the road- 
way are necessary. 

There is, however, a need for various types of land-uses along arte- 
rial highways. The arterial district policy should permit necessary 
roadside facilities but development should be guided so that strips are 
avoided and services are concentrated in nodes located at appropriate 
locations. In addition to commercial facilities, office-research and 


light industrial developments have a place in arterial districts if 
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they have a very high ratio of land to building square footage. In this 
way, a minimum number of curb cuts would be created and, at the same 
time, visibility standards would be maintained. The location of work 
Space near living areas will give individuals the option of working close 
to their homes. In addition to these methods, scenic highway controls 
should be established at strategic areas along arterials. Existing 
park-like institutions which are located along arterials should be en- 
couraged to maintain their present use of the land, further strengthening 
the establishment of open areas between service nodes. 

In many areas, forest preserves and parks exist within these arte- 
rial districts. They should be maintained so that the spacing of appro- 
priate service nodes is given a basic structure. Where parks exist in 
arterial districts, multi-family housing can be located nearby so that 
future apartment dwellers will have the advantage of recreation space 
immediately at hand. Traffic generated by these higher densities will 
have efficient access due to their proximity to arterial roads. 

The final land-use pattern of an arterial district should evolve as 
Specisicesites are developed, | It a particular arterial district is 
undeveloped, the first service node could be located at any aspayaape Peat 
place. But as sites are built up, limitations should be placed on the 
development of adjacent tracts of land so that arterial district objec- 
tives can be met. 

A number of mechanisms can be used to implement these policies. Out- 
right purchase of land for expanded park and open space facilities should 
‘be considered. The community can purchase easements specifying the uses 


as it becomes necessary to restrict development adjacent to service nodes. 
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Another method would be the zoning of arterial land in such a fashion 
that any development proposal would necessarily include a predetermined 


Open area to either side of a built-up node. 
DEVELOPMENT ZONING PLAN 


The Development Zoning Plan is a direct reflection of the methods 
Suggested for organizing the development process. The purpose of in- 
Cluding this section is to outline the direction zoning should take. 

The implementation of the planning program suggested in this report would 
require the design of specific legal tools. 

| The zoning plan divides the development area into two zoning areas. 
These will be established by the formal location of the development 
frontier. In built-up areas, conventional zoning administered by muni- 
Cipal authorities should continue to prevail. On the undeveloped side 
of the frontier,it is suggested that a somewhat altered zoning procedure 
be implemented. 

These two zoning areas could most easily be coordinated if city 
limits were used as the development frontier. However, the development 
area should consider making whatever jurisdictional adjustments or coordi- 
nating pacts necessary to establish the frontier according to the exist- 
ing conditions of development rather than less responsive political 
boundaries. 

1. Developed Areas. The municipalities handling zoning in built-up 
areas should coordinate their zoning provisions as much as possible. 

If zoning throughout the area is equally permissive and restrictive 

for similar situations, private decision-makers will be more prone 
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to act according to area-wide development factors instead of "getting 
the best deal around.'' There are, of course, situations and areas 


where zoning should deviate from the norm. 


Undeveloped Areas. The dévelopment process hinges on the concept 

of determining appropriate use only when that use is actually going 
to become a reality. A strengthened rezoning process offers the best 
mechanism to achieve this objective. The counties should establish 
a special zoning district which, at this time, will be handled 
differently from other areas within the county. The location of the 
accelerator laboratory can serve as the rationale for making this 
distinction. Zoning precedents for special zoning districts have 
been established. Land area around state capitals, architectural 
landmarks, airports, and a variety of other major installations 


have been zoned in special categories with much success. 


The undeveloped area should be zoned in a series of holding zones 
which indicate (1) that rezoning is necessary before development 
Can take place, and (2) the lével of intensity the Area Policies 


Plan designates to the zone. 


All areas,except recreation and open space land, should be placed 

in one of three agricultural zones. Agricultural activity would be 
a matter of right in each of these. High-intensity sectors should 
Desplaccdeilisa  Z0Nencentarively titied, "Apriculture H.J.'' The 
zoning ordinance would stipulate a series of permitted uses to which 


a developer could apply to under this zone. The land in this zone 
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should be assessed according to its land value as a "H.I."" sector 
reinforcing the objective of keeping low-intensity uses out of the 


sector. 


Low=intensity sectors would be in an "Agriculture L.I."' zone. Again, 
Certain permitted uses in line with the Area Policies Plan would be 


available under the rezoning process. 


A study should be undertaken as soon as possible to identify in 
detail land which should become permanent open space in recreational 
and conservation areas. This land should be zoned as present and 
future land within the public domain. Floodplain zoning restrict- 
ing all development should be applied to the land within the 50-year 


floodplain. 


It also is recommended that all jurisdictions incorporate Planned 
Unit Development districts and average-density provisions in their 


zoning ordinances to encourage quality site planning. 
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IMPLEMENTATION 


Chapter 5 

IMPLEMENTATION 

The overall guidance of the development process would be the respon- 
Sibility of the local plan commissions which can coordinate their efforts 
through the DuKane Valley Council Planning Committee, a new plan commis- 
Sion or informal intercity cooperation. Of absolute necessity is the 
continued cooperation between the development area communities. If 
planning is to be geared to optimal land-use rather than taxes, the com- 
munities must realize that they have mutual concerns which can only be 
realized through a process of give and take. Elementary in this cooper- 
ative effort should be the establishment of future boundary agreements 
between neighboring communities so that future annexation will prove 
equitable for all political units. If a high-intensity area is located 
between two towns, it is obvious that each town will attempt to incor- 
porate this high tax-producing area. The ensuing competition and asso- 
Ciated maneuvering can easily lead to the disregard of public values 
and a patchwork of spot zoning fostering inefficient and, many times, 


ugly development. 


1. The staff function necessary to organize the detailed inventories, 
make recommendations for development policy changes, and coordinate 
the process of development proposal review, can be handled either 
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by establishing a new agency or coordinating existing agencies. 

The DuKane Valley Area communities and the two counties could estab- 
lish a development agency which will be charged with carrying out 
the necessary work to coordinate the development program. The new 
agency would be charged with securing the detailed inventories ne- 
cessary for site review and with reviewing all proposals against 
these standards and the Area Policies Plan. The staff would be re- 
sponsible to the specific local community when the proposal falls 
within the community's future boundaries. The county would adopt 
the role of functioning as a steward, guarding the municipality's 
objectives until the time that the development becomes part of that 
community. The staff also would be charged with making recommenda- 
tions to keep the development policies and Area Policies Plan up-to- 
date and keep local developers informed on policy, development pro- 
cedures and available information. Finally, the development staff 


could offer its services to the local communities for local planning. 


The main advantage of a single staff devoted only to development 
activities would be the efficiency and convenience of having all 
pertinent information and process knowledge at one place easily 
accessible to developers and local officials. It would involve 
enough responsibilities to justify professional manpower. Finally, 
the single agency responsible:to both the counties and all communi- 
ties would be less subject to narrow interest group pressure and be 


forced to remain occupied with area-wide interests. 
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2. A second alternative would be to assign the development staff func- 
tion to county planning agencies. This method does not create another 
level of government staff superimposing itself upon the numerous pub- 
lic agencies already in existence. Since most of the undeveloped 
land is presently under county jurisdiction, the county already has 
the public responsibility of coordinating this development. Kane 
County presently has a planning staff in operation and DuPage County 
is committed to establishing a planning agency. Therefore, a struc- 
ture for the development staff function already exists at the county 
level. Having only two agencies would make coordination reasonably 


effective and convenient to development particpants. 


3. The local communities could set up the staff function by coordination 
and mutual agreement. This could be accomplished by establishing 
a committee which would coordinate all development area information 
and would provide guidance to the review process within their area 
of present and future jurisdiction. Staff personnel such as city 
engineers, public service directors, planners, and other appro- 
priate city and county employees could coordinate their efforts to 
make the development program work. However, an extremely sophisticated 
degree of communication would be necessary to make this alternative 


function properly. 
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